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A. Methodology for Calculating Capital Costs (by Residential 
Dwelling Unit Type)  

 

 

Parks and Recreation      

     

Recommended  level of Service for Parks:     

20 acres of usable land per 1000 cit izens     

     

Cost per Acre:      

 $17 0,396  to acquire and develop one acre of County Parkland   

Used Patawomeck Park 
Phase I cost information      

Source: Stafford County Parks and Recreation Department    

     

Cost per Housing Unit Type:     

     

Typ e of Housing Unit  

A B C (AxBxC)=D  

Housing Unit Size  

County 
Parkland per 

Capita  

Cost/Acre to 
acquire and 
develop new 

parkland  
Gross Cost per 
Housing Unit  

Single Family  3.13  0.02  $17 0,396  $10,667  

Townhouse  2.91  0.02   $17 0,396  $9,917  

Multi -Family  2.57  0. 02   $17 0,396  $8,758  

Mobile Homes  1.89  0.02   $17 0,396  $6,440  

     

Total Monetary Impact per Housing Unit :     

     

Single Family :   $10,667     

Townhouse:    $9,917     

Multi -Family:  $8,758     

Mobile Home:   $6,440     
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Schools          

         
Cost per 
Student          

Elementary:   $15,224,000  /  950  students  =   $16,025    

Middle:   $26,280,000  /  1100  students  =  $23,891    

High:   $55,650,00 0 /  1800  students  =  $30, 917    

         

Source: Stafford County  Public  Schools       

         

Cost per Housing Unit Type :         
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Elementary  $16,025   0.26  $4,167   0.31   $4,968   0.18   $2,885  0.26  $4,167  

Middle  $23,891   0.16  $3,823   0.14   $3,345   0.06   $1,4 33  0.12  $2,867  

High  $30,917   0.24  $7,420   0.18   $5,565  0.08  $2,473  0.13  $4,019  

TOTAL    $15,410    $13,878    $6,791   $11,053  

          
Monetary Impact per  Housing 
Unit:          

Single Family :   $15,410          

Townhouse:      $13,878          

Multi F amily:     $6,791          

Mobile Home:  $11,053          
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Libraries     

Recommended  Level of Service is defined as land, building square footage and material  

(books, furnishings, and equipment) needed in order to meet county standards.   

    

Square feet of Library  floor area  per capita =  1.00  

(1) Standard building size (in square feet) =  30, 488  

(  2) Approximate Building Cost of New Library Facility (includes FF&E) =   $10,300,000  

Ideal acreage for one facility =  3.0  
    

Cost Breakdown :   

Square feet/capita =  1.00  

Building cost/ square foot =  $338  

Building cost/ capita =  $338  
    

Number of people served by one Library Facility =  30,000  

Acres/capita =  0.000100  

(3) Cost/acre =  $100,000  

Acre Cost/capita =  $10  
    

Subtotal to a cquire land and construct a new library facility per capita   $348  
    
(4) Approximate Capital Equipment (books, materials, furnishings, technology) 
Cost =  $1,500,000  

Approximate equipment cost per square foot per capita =   $49  
    

Gross Cost per Capit a  $3 97  
    

Type of Housing Unit  Housing Unit Size  

Cost of Library 
and Materials per 

Capita  
Cost Per 

Housing Unit  

Single Family  3.13  $397  $1,243  

Townhouse  2.91  $397  $1,155  

Multi -Family  2.57  $397  $1,020  

Mobile Home  1.89  $397  $750  

    

Monetary Impact  per Housing Unit :    

Single -Family :   $1,243    

Townhouse:       $1,155    

Multi -Family:     $1,020    

Mobile Home:     $750    

(1) Actual size of Falls Run Library    

(2) Approximate building cost of Falls Run Library   

(3) Approximated land cost for Aq uia Library (Falls Run Library site was proffered)  

(4) Approximate opening day collection cost for Falls Run Library -  75,000 books/materials  
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Fire and Rescue     
Recommended  Level of Service is defined as land, building square footage, and equipment ne eded in 
service Stafford County.  

    

Total Population of Stafford County as of July 1, 200 9  124,166  
    

Total Square Footage for all F&R Facilities =    131,422  

Square Feet of Fire and Rescue Building Needed (per capita) =   1.058  

(1) Actual  building size (in square feet) =   15, 833  

(2) Approximate Construction Cost (per station) =    $5,273,000  

    

Building cost/square foot =    $333  

Building Cost/capita =    $353  
    

Total acres all F&R Facilities are located on =    31.44  

Ideal acreage for one fa cility =   3.0  

Acres/capita =   0.00025  

(3) Cost/acre =   $166,667  

Acre Cost/capita =   $42  
    

(4) Approximate Capital Equipment Cost (per station) =  $1,750,000  

Approximate equipment cost/square foot =   $111  

Total Equipment Cost for all F&R Facilities  =    $14,525,895  

Equipment Cost/capita =   $117  
    

Total Square Footage of the Public Safety Building =   114,960  

Square Footage Designated to the F & R Department =   24,176  

Utilized Square Footage by the F & R Department =  20,062  

Utilized Square Foot age by the F&R Department (per capita) =  0.16 2 

Approximate Construction Cost (of utilized square footage) =  $6,369,720  

Building cost/ utilized square foot =  $318  

Building Cost/ capita =  $5 1 

    

Gross Cost Per Capita     $563  

    

Type of Housing Unit  Housing Unit Size  

Cost of Fire and Rescue 
Facility and Equipment 

per Capita  
Gross Cost Per 
Housing Unit  

Single Family  3.13  $563  $1,762  

Townhouse  2.91  $563  $1,638  

Multi -Family  2.57  $563  $1,447  

Mobile Home  1.89  $563  $1,064  

Monetary Impact per Housing Un it:    

Single Family :   $1,762    

Townhouse:      $1,638    

Multi -Family:   $1,447    

Mobile Home:    $1,064    

(1) Fire/Rescue Station 2 (2) Approximate Construction Cost for Fire/Rescue Station 2 

(3) Approximate Land Cost for Fire/Rescue Station 14  

(4) Approximate Equipment Cost for Fire/Rescue Station 14  
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Law Enforcement      

     
Public Safety Building (final contract 
cost) =  36,500,000     

     

Total P opulation of Stafford County as of July 1, 200 9  124,166   

     

Total Square Footage of the Public Safety Building =  114,960   

Square Footage Designated to the Sheriff's Office =  90,784  79.0%  

Utilizied Square Footage by the Sheriff's Office =  90,784  100. 0%  

Utilizied Square Footage by the Sheriff's Office (per capita) =   0.731   

Approximate Construction Cost (of utilizied square footage) =  $28,824,078   

Building cost/ utilizied square foot =  $318   

Building Cost/ capita =   $232   

      

Service Level Prov ided: Stafford County currently has one deputy for every 1,100 citizens.  

     

Number of Law Enforcement Officers =  112   

Capital Equipment Associated per Officer (police cruiser, laptop, etc.) =  $4 5,000   

Total Equipment Cost for all Officers =   $5,040,0 00   

   

Transportation          

          

Road Impact Guideline Formula         

          

# Units Proposed   X (#  Secondary Road Lane Miles)   X  Average Cost of  One Lane Mile = Impact of New Project  

# Units in County                     

          

OR          

1 New Unit  X  (1,100 -0)                 X  $1,800,000  =   $44,572    

 44,423  Existing Units as  March 31,  2010       

          

Source: Transportation Pre -Scoping Worksheet (Medium Cost for on e Mile on Two -Lane Rural Road: $3,600,000)  

          

Single Family :   10.0 vehicle trips/ day        

Townhouse :  7.0 vehicle trips/ day        

Multi -Family :  4.0 vehicle trips/ day        

Mobile Home :  4.8 vehicle trips/day        

          

Monetary Im pact per Housing Unit        

Single Family :  $44,572         

Townhouse :   $31,200         

Multi -Family :   $17,829         

Mobile Home :   $21,395         
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Equipment Cost per Capita =   $41   

     

Total Projected Population of Stafford County as of July 1, 20 30  (from VEC) =   218,772   

Gross Total of Future Population Growth from 20 10  to 20 30  =   82,966   37.9%  

     

911 Communications System (buildin g cost    

                                               from CIP) =  30,000,000     

Building Cost Attributed to Future Population Growth =   $11,377,050   

Cost/ new capita =   $137   

     

Square Footage of Animal Shelter Building Provided =  6,000   

Square F ootage of Animal Shelter Building Provided (per capita) =   0.048   

   

   
Estimated Building Cost Per Square Foot for an Animal Shelter Building = Building 
cost/square foot =  $250   

Building cost/ capita =  $12   

     

Number of Animal Control Officers =  5  

Capital Equipment Associated per Officer (animal control truck, laptop, etc.) =  $37,000   

Total Equipment Cost for all Officers =  $185,000   

Equipment Cost per Capita =   $1   

     

Gross Cost Per Capita    $423   

     

Type of Housing Unit  Housing Unit Si ze 

Gross Cost of 
Law 

Enforcement 
per Capita  

Gross Cost Per 
Housing Unit   

Single Family  3.13  $423  $1,325  
 

Townhouse  2.91  $423  $1,231  
 

Multi -Family  2.57  $423  $1,087  
 

Mobile Home  1.89  $423  $799  
 

    
 

     

Monetary Impact per Housing Unit:     

Single Fa mily :   $1,325     

Townhouse:      $1,231     

Multi -Family:   $1,087     

Mobile Home:    $799     
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General Government     

    

Building Cost (projects from the CIP)     

    

Courthouse Addition  =  $21,700,000    

Community Development Service Center  $50 0,000    

 $22,200,000    
    
Source: Stafford County Budget Department     

    

 124,166  = 200 9 population estimate (U.S. Census Bureau)  

    

Cost/ capita =   $179    

    

Gross Cost per Capita   $ 179    

    

Type of Housing Unit  Housing Unit Size  

Cost of  General 
Government per 

Capita  
Gross Cost per 
Housing Unit  

Single Family  3.13   $179   $560  

Townhouse  2.91   $179   $521  

Multi -Family  2.57   $179   $460  

Mobile Home  1.89   $179   $338  

    
        
       Monetary Impact per Housing Unit :  

Single -Family :   $560    

Townhouse:       $521    

Multi -Family:     $460    

Mobile Home:     $338    
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B.  Public Facilities Plan   
 

Fire and Rescue 
 
Location Criteria: 
 

¶ Future Fire and Rescue Stations will  be located within the existing Urban 
Services Area (USA). Exceptions may be made when the only way to meet LOS 
Standards is to locate the station outside the USA. 

¶ Fire/rescue stations should be located at points with quick and easy access to a 
major arterial or at an intersection of two arterials to gain both east-west and 
north -south access. 

¶ Fire/rescue stations should be located near or part of mixed-use centers like 
Targeted Growth Areas (TGAs) and redevelopment areas where possible based 
on key site planning consideration such as access, safety and response time 
(locations of intense and dense anticipated growth) 

¶ Response areas for each station should be established for areas in the USA and 
outside the USA 

 
Site Selection/Design Criteria: 
 

¶ Consideration should be given to co-locating fire and rescue for maximum 
efficiency.  Consider co-ÌÏÃÁÔÉÎÇ ×ÉÔÈ ÏÔÈÅÒ ÐÕÂÌÉÃ ÆÁÃÉÌÉÔÉÅÓ ÌÉËÅ ÔÈÅ 3ÈÅÒÉÆÆȭÓ 
Office.  Coordination with other county agencies is recommended to provide 
more efficient services. 

¶ Acquire sites between three to five usable acres to allow for providing co-
location with other public facilities and possible future expansion.  Slight 
variation in lot size may be necessary based upon the anticipated needs and 
building size construction of Fire and Rescue facilities. 

¶ Encourage sites to be large enough to accommodate equipment storage and to 
allow maneuverability of the equipment to either pull-through or be backed into 
the garage bays without hindering traffic flows in the public right-of-way. 

¶ Select and design sites to minimize the adverse impact of sirens and other noise 
on residential areas. 

¶ Buildings should be a minimum of 15,000 square feet in size and accommodate 
one, two or three-bay designs depending on the needs within the service area. 

¶ The standard capital equipment for each Fire and Rescue facility should be 
provided as follows: one engine and one ambulance.  However, this does not 
exclude the need for additional equipment which is based on the location and 
need of each Fire and Rescue facility. 

¶ Consider additional training facilities for the County F & R services (either on a 
regional or County level) 
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Facility Recommendations/Timing: 
 

 

  1.058 = Square feet provided per capita as of July 1, 2009 

  15,000 = Standard F&R Station Building Size (in square feet) 

          

Year 
Total 

Population 

Increase in 
Population 
Annually 

Accumlating 
Population 

Increase 

Additional F&R 
Building Square 
Footage Needed 

for this Year 

Accumlating 
F&R Building 

Square Footage 
Needed 

Total # 
of 

Facilities 

New 
Facilities 
Needed 

2015 140,176 0 0 0 0 15 0 

2016 142,380 2,204 2,204 2,332 2,332 15 0 

2017 144,584 2,204 4,408 2,332 4,664 15 0 

2018 147,095 2,511 6,919 2,657 7,320 15 0 

2019 149,885 2,790 9,709 2,952 10,272 15 0 

2020 152,954 3,069 12,778 3,247 13,519 15 0 

2021 156,302 3,348 16,126 3,542 17,061 16 1 

2022 159,790 3,488 19,614 3,690 20,752 16 0 

2023 163,417 3,627 23,241 3,837 24,589 16 0 

2024 166,904 3,487 26,728 3,689 28,278 17 0 

2025 170,252 3,348 30,076 3,542 31,821 17 1 

2026 173,461 3,209 33,285 3,395 35,216 17 0 

2027 176,530 3,069 36,354 3,247 38,463 17 0 

2028 179,320 2,790 39,144 2,952 41,415 17 0 

2029 181,970 2,650 41,794 2,804 44,218 18 0 

2030 184,481 2,511 44,305 2,657 46,875 18 1 

2031 186,922 2,441 46,746 2,583 49,457 18 0 

2032 189,364 2,442 49,188 2,584 52,041 18 0 

2033 191,875 2,511 51,699 2,657 54,698 18 0 

2034 194,525 2,650 54,349 2,804 57,501 19 0 

2035 197,315 2,790 57,139 2,952 60,453 19 1 

2036 200,524 3,209 60,348 3,395 63,848 19 0 

      Totals 63,848     4 
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Schools 
 
Site Selection/Location Criteria: 

 
¶ Future school sites will  be located within the existing Urban Services Area (USA). 

Exceptions may be made when the only way to meet LOS Standards is to locate the 
school outside the USA. 

¶ Provide locations for new schools that minimize travel distances for current as well as 
future students 

¶ Elementary schools may be located within residential neighborhoods 
¶ Elementary schools should be located with direct access to a collector road 
¶ Middle and High schools site design should minimize impacts of the recreational areas 

on adjacent residences; sports facilities and their parking areas should be buffered from 
nearby homes 

¶ Middle and High schools should be located with direct access to at least one major 
arterial road 

¶ Pursue acquisition of school sites in projected growth areas of the County as identified 
on the Land Use Map 

¶ Continue to coordinate school site planning and development with the Parks and 
Recreation Department in order to maximize community recreational facilities 

 
Design Criteria: 
 

Elementary Schools 
 
¶ Recommended Site Acreage: At least 20 acres; 
¶ Recommended Capacity: Maximum of 950 students; 
¶ Recommended Classroom Size:   

a. Special Ed - 10 
Pre-K -18 
Kindergarten -20 
Grades 1-2 - 22 
Grades 3-5 - 23 

¶ Buildings should be a minimum of 88,000 square feet; 
¶ Buildings should be constructed at a maximum height no greater than two 

stories; 
¶ Other facility elements include a multi-use/gymnasium facility that should be 

provided at each elementary school sized to accommodate a regulation 
basketball court, bleachers, restroom facilities and storage rooms; and 

¶ Grading for outdoor facilities to include the following community use facilities: 
a. One (1) Little League/Softball Field with a 200-foot playing area with 

fences for a backstop and dugouts; 
b. One (1) Soccer/Football Field with minimum dimensions of 65 x 120 

yards; 
c. Restroom access; 
d. Public Access Playground; and 
e. Parking adjacent to all facilities. 
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Middle Schools 
 
¶ Recommended Site Acreage: At least 40 acres; 
¶ Recommended Capacity: Maximum of 1,100 students; 
¶ Recommended Classroom Size: 25 students; 
¶ Buildings should be a minimum of 146,000 square feet; 
¶ Buildings should be constructed at a minimum height no less than two stories; 
¶ Other facility elements include a multi-purpose room/gymnasium facility that 

should be provided at each middle school sized to accommodate a regulation 
basketball court, bleachers, restroom facilities, storage room and locker rooms; 
and 

¶ Grading for outdoor facilities to include the following community use facilities: 
a. Two (2) Little/Softball Fields with a 200-foot playing area with fences for 

a backstop and dugouts; 
b. Two (2) Soccer/Football Fields with minimum dimensions of 70 x 130 

yards.  One (1) Field with lights; 
c. Access to restrooms; 
d. Tennis Courts/Basketball Courts; 
e. A Public Access Track; and 
f. Parking adjacent to all facilities. 

 
High Schools 

 
¶ Recommended Site Acreage: At least 70 acres 
¶ Recommended Capacity: Maximum of 1,800 students 
¶ Recommended Classroom Size: 25 students 
¶ Buildings should be a minimum of 265,000 square feet 
¶ Buildings should be constructed at a minimum height no less than two stories 
¶ Other facility elements include in addition to the main gymnasium, a second 

gymnasium (auxiliary gymnasium), that should be provided at each high school 
sized to accommodate a regulation basketball court, bleachers, restroom 
facilities, storage room and locker rooms. 

¶ Grading for outdoor facilities to include the following community use facilities: 
a. Two (2) Regulation Baseball Fields with fully enclosed playing area.  One 

(1) Field with lights; 
b. Two (2) Softball Fields with fully enclosed playing area.  One (1) Field 

with lights;  
c. One (1) Regulation Football/Soccer Field with stadium; 
d. Three (3) Multi-Purpose Football/Soccer Fields with minimum 

dimensions of 70x 130 yards; 
e. Access to restrooms; 
f. Tennis Courts/Basketball Courts; 
g. A Public Access Track; and 
h. Parking adjacent to all facilities 
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Facility Recommendations/Timing: 
 
Elementary Schools: 
The methodology that was applied used a minimum threshold of 90 percent of design capacity 
usage in order to trigger the need for a new elementary school to be built.  
 

 

 
Average Students per 

Dwelling Type       

 0.26 0.31 0.18       

Year S.F. T.H. M.F. 

Total 
Elementary 
Students 

Cumulative 
Elementary 
Students 

Students 
Relationship 
to Capacity 

Design 
Capacity 
Usage % 

New 
Elem 

School 
Needed 

Cumulative 
Elem 

Schools 
Needed 

2016         11798 -2,601 81.94%     

2017 123 32 38 193 11,991 -2,408 83.28%     

2018 140 36 44 220 12,212 -2,187 84.81%     

2019 156 40 49 245 12,457 -1,942 86.51%     

2020 172 44 53 269 12,726 -1,673 88.38%     

2021 187 48 58 294 13,020 -2,234 90.42% 1 1 

2022 195 50 61 306 13,326 -1,928 87.36%     

2023 203 52 63 318 13,645 -1,609 89.45%     

2024 195 50 61 306 13,951 -2,158 91.46% 1 2 

2025 187 48 58 294 14,245 -1,864 88.43%     

2026 179 46 56 282 14,526 -2,438 90.17% 1 3 

2027 172 44 53 269 14,796 -2,168 87.22%     

2028 156 40 49 245 15,040 -1,924 88.66%     

2029 148 38 46 233 15,273 -2,546 90.03% 1 4 

2030 140 36 44 220 15,494 -2,325 86.95%     

2031 137 35 43 214 15,708 -2,111 88.15%     

2032 137 35 43 214 15,922 -1,897 89.35%     

2033 140 36 44 220 16,143 -2,531 90.59% 1 5 

2034 148 38 46 233 16,375 -2,299 87.69%     

2035 156 40 49 245 16,620 -2,054 89.00%     

2036 179 46 56 282 16,902 -1,772 90.51% 1 6 

   Totals 5,104    6  
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Middle Schools: 
The methodology that was applied used a minimum threshold of 90 percent of design capacity 
usage in order to trigger the need for a new middle school to be built.  
 
 
 

 
Average Students per Dwelling 

Type       

 0.16 0.14 0.06       

Year S.F. T.H. M.F. 

Total 
Middle 
School 

Students 

Cumulative 
Middle 
School 

Students 

Students 
Relationship 
to Capacity 

Design 
Capacity 
Usage % 

New 
Middle 

Schools 
Needed 

Cumulative 
Middle 

Schools 
Needed 

2016         6463 -1,707 79.11%     

2017 76 14 13 103 6,566 -1,604 80.37%     

2018 86 16 15 117 6,683 -1,487 81.80%     

2019 96 18 16 130 6,814 -1,356 83.40%     

2020 106 20 18 143 6,957 -1,213 85.16%     

2021 115 22 19 156 7,114 -1,056 87.07%     

2022 120 23 20 163 7,277 -893 89.07%     

2023 125 24 21 170 7,446 -1,714 91.14% 1 1 

2024 120 23 20 163 7,609 -1,551 83.07%     

2025 115 22 19 156 7,766 -1,394 84.78%     

2026 110 21 19 150 7,916 -1,244 86.42%     

2027 106 20 18 143 8,059 -1,101 87.98%     

2028 96 18 16 130 8,189 -971 89.40%     

2029 91 17 15 124 8,313 -1,837 90.76% 1 2 

2030 86 16 15 117 8,431 -1,719 83.06%     

2031 84 16 14 114 8,545 -1,605 84.19%     

2032 84 16 14 114 8,659 -1,491 85.31%     

2033 86 16 15 117 8,776 -1,374 86.47%     

2034 91 17 15 124 8,900 -1,250 87.69%     

2035 96 18 16 130 9,031 -1,119 88.97%     

2036 110 21 19 150 9,181 -1,959 90.45% 1 3 

   Totals 2,718    3  
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High Schools: 
 
The methodology that was applied used a minimum threshold of 90 percent of design capacity 
usage in order to trigger the need for a new high school to be built.  
 

 
 

 
Average Students per Dwelling 

Type       

 0.24 0.18 0.08       

Year S.F. T.H. M.F. 

Total High 
School 

Students 

Cumulative 
High School 

Students 

Students 
Relationship 
to Capacity 

Design 
Capacity 
Usage % 

New High 
Schools 
Needed 

Cumulative 
High 

Schools 
Needed 

2016         9128 -272 97.11% 1 1 

2017 114 18 17 149 9,277 -1,743 84.19%     

2018 130 21 19 170 9,447 -1,573 85.73%     

2019 144 23 22 189 9,636 -1,384 87.44%     

2020 158 26 24 208 9,844 -1,176 89.33%     

2021 173 28 26 227 10,071 -2,569 91.39% 1 2 

2022 180 29 27 236 10,307 -2,333 81.55%     

2023 187 30 28 246 10,553 -2,087 83.49%     

2024 180 29 27 236 10,789 -1,851 85.36%     

2025 173 28 26 227 11,016 -1,624 87.15%     

2026 166 27 25 217 11,233 -1,407 88.87%     

2027 158 26 24 208 11,441 -2,819 90.52% 1 3 

2028 144 23 22 189 11,630 -2,630 81.56%     

2029 137 22 21 180 11,810 -2,450 82.82%     

2030 130 21 19 170 11,980 -2,280 84.01%     

2031 126 20 19 165 12,145 -2,115 85.17%     

2032 126 20 19 165 12,311 -1,949 86.33%     

2033 130 21 19 170 12,481 -1,779 87.52%     

2034 137 22 21 180 12,660 -1,600 88.78%     

2035 144 23 22 189 12,849 -3,031 90.11% 1 4 

2036 166 27 25 217 13,067 -2,813 82.28%     

   Totals 3,939    4  
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Stafford County School Board Growth Forecast 
The School Board commissioned an assessment of the current schools to determine 
where and when existing schools will approach and achieve over capacity due to 
projected growth. A summary table of the findings is provided. 
 

 
Parks and Recreation 
 
Location/Site Selection Criteria: 
 
¶ All parks should be co-located with other public facilities where appropriate.  
¶ Acquisition of parkland adjacent to existing parks, athletic complexes and historic sites 

should be acquired for creation of buffers and to allow park expansion. 
¶ Consider public/private partnerships or any other joint opportunities in the delivery of 

park and recreation service delivery.  
¶ Encourage Virginia Department of Transportation (VDOT) to construct bicycle lanes 

and/or paths in conjunction with road widening projects. 
¶ Locate sites adjacent to existing or planned residential areas to promote non-vehicular 

access and shorten drive time. 
¶ Sites with athletic components requiring high water and/or sewage disposal must be 

located within the existing USA. 
¶ Location of historical sites and natural area parks will  be determined by the presence of 

historical and cultural resources, environmental features, the significance of wildlife 
habitat, the presence of endangered, threatened or state-listed flora and fauna, and the 
potential for educational, interpretive and low-impact recreational activities. 
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Facility Recommendations/Timing: 
  

 1,610 = Existing Acres of County Parkland 

 0.013 = Acres of Existing County Parkland/Capita 

 20 = Acres per 1,000 people (County Standard) 

 2,483 = Needed Acres of Parkland as of the July 1, 2015 Population Estimate 

 873 = Deficit of County Parkland that exists as of July 1, 2015 

 $170,396 = Cost to acquire and develop one acre of new County Parkland in 2009 

 8.0% = Annual Inflation Rate 

      

Year Population 
Change in 
Population 

Accumlating 
Population 

Increase 

Acres of 
Parkland/Capita Per 

Year 
Total Parkland 

Needed at this Year 

2015 140,176 0 0 0 2,483 

2016 142,380 2,204 2,204 44 2,527 

2017 144,584 2,204 4,408 44 2,571 

2018 147,095 2,511 6,919 50 2,621 

2019 149,885 2,790 9,709 56 2,677 

2020 152,954 3,069 12,778 61 2,739 

2021 156,302 3,348 16,126 67 2,806 

2022 159,790 3,488 19,614 70 2,875 

2023 163,417 3,627 23,241 73 2,948 

2024 166,904 3,487 26,728 70 3,018 

2025 170,252 3,348 30,076 67 3,085 

2026 173,461 3,209 33,285 64 3,149 

2027 176,530 3,069 36,354 61 3,210 

2028 179,320 2,790 39,144 56 3,266 

2029 181,970 2,650 41,794 53 3,319 

2030 184,481 2,511 44,305 50 3,369 

2031 186,922 2,441 46,746 49 3,418 

2032 189,364 2,442 49,188 49 3,467 

2033 191,875 2,511 51,699 50 3,517 

2034 194,525 2,650 54,349 53 3,570 

2035 197,315 2,790 57,139 56 3,626 

2036 200,524 3,209 60,348 64 3,690 

Totals       1,207   

 Total Needed in addition to deficit 1,207  

 Total needed including deficit 3,690  
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Libraries  
 
Location Criteria: 
 
¶ Provide new facilities to adequately and equitably serve all areas of the County.  

Schedule library acquisition and/or construction to respond to both current unmet 
demand and new growth when it occurs. 

¶ Future library sites shall be located within the existing Urban Services Area (USA). 
Exceptions may be made when the only way to meet LOS Standards is to locate the 
library outside the USA. 

¶ Sites should be located along main travel corridors with consideration of minimizing 
ÕÓÅÒÓȭ ÄÒÉÖÅ ÔÉÍÅȢ  4ÈÅ ÓÉÔÅ ÓÈÏÕÌÄ ÂÅ ÃÈÏÓÅÎ ÔÏ ÓÕÐÐÏÒÔ ÔÈÅ ÍÉÓÓÉÏÎ ÏÆ ÐÒÏÖÉÄÉÎÇ ÌÉÂÒÁÒÙ 
material and services to the greatest number of people. 

¶ Generally library sites should be at least six (6) acres in size to allow for a full size branch 
with adequate parking. 

¶ An alternative to construction of new facilities is to establish new libraries in leased 
commercial spaces such as shopping centers.  In Fredericksburg and other locations, 
public libraries serve as anchor stores and can draw one to two thousand citizens a day.  
Branches could be located within the Redevelopment Areas. 

 
 
Site Selection/Design Criteria: 
 
¶ Convenience and accessibility to the maximum number of users, direct access to a major 

arterial road. 
¶ Preferred sites should have both north/south and east/west access. 
¶ High visibility from major vehicular and pedestrian access routes. 
¶ Proximity to compatible traffic-generating land uses, with evaluation similar to the needs 

for commercial retail business. 
¶ Provide drive times 15 minutes or less to most parts of the service area. 
¶ Accommodate a facility of at least 30,000 square feet. 
¶ Provide parking at the rate of 4 spaces per 1,000 square feet of building space. 
¶ Be incorporated into a variety of settings, including neighborhoods, adjacent to schools, 

or co-location with other public facilities as feasible, with relief to some criteria for co-
location sites as determined by the Central Rappahannock Regional Library (CRRL). 
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Facility Recommendations/Timing: 
 

 69,907 = Existing square feet of Library building as of July 1, 2015 

 0.50 = Square feet per capita as of July 1, 2015 

 140,176 = Needed Square footage of Library building as of the July 1, 2015 Population Estimate 

 1.00 = Square feet of Library building per capita (County Standard) 

 70,269 = Deficit of Square footage of Library building that exists as of July 1, 2015 

 30,000 = Square feet for Library building (County Standard) 

        

        

        

        

Year 

Total 
Population 
Annually 

Change in 
Population 
Annually 

Accumlating 
Population 

Increase 

Additional 
Library 
Square 
Footage 

Needed for 
this Year 

Total 
Library 
Square 
Footage 

Needed at 
this Year 

Total # of 
Libraries 

New 
Facilities 
Needed 

2015 140,176 0 0 10,269 10,269 2 2 

2016 142,380 2,204 2,204 2,204 12,473 2 0 

2017 144,584 2,204 4,408 2,204 14,677 2 0 

2018 147,095 2,511 6,919 2,511 17,188 2 0 

2019 149,885 2,790 9,709 2,790 19,978 2 0 

2020 152,954 3,069 12,778 3,069 23,047 2 0 

2021 156,302 3,348 16,126 3,348 26,395 2 0 

2022 159,790 3,488 19,614 3,488 29,883 2 0 

2023 163,417 3,627 23,241 3,627 33,510 3 1 

2024 166,904 3,487 26,728 3,487 36,997 3 0 

2025 170,252 3,348 30,076 3,348 40,345 3 0 

2026 173,461 3,209 33,285 3,209 43,554 3 0 

2027 176,530 3,069 36,354 3,069 46,623 3 0 

2028 179,320 2,790 39,144 2,790 49,413 3 0 

2029 181,970 2,650 41,794 2,650 52,063 3 0 

2030 184,481 2,511 44,305 2,511 54,574 3 0 

2031 186,922 2,441 46,746 2,441 57,015 3 0 

2032 189,364 2,442 49,188 2,442 59,457 3 0 

2033 191,875 2,511 51,699 2,511 61,968 4 1 

2034 194,525 2,650 54,349 2,650 64,618 4 0 

2035 197,315 2,790 57,139 2,790 67,408 4 0 

2036 200,524 3,209 60,348 3,209 70,617 4 0 

      Totals 70,617     4 
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Government and Judicial 

 
Facility Recommendations/Timing: 
 

 328,030 = Existing square feet of Government building as of July 1, 2015 

 2.34 = Square feet per capita as of July 1, 2015 (County Standard) 

 $179 = Cost of New Government building (per square footage) 

 8.00% = Annual Inflation Rate 

      

Year Population 
Change in 
Population 

Accumlating 
Population 

Increase 

Additional Gov't Building 
Square Footage Needed 

for this Year 

Total Gov't Square 
Footage Needed at 

this Year 

2015 140,176 0 0 0 0 

2016 142,380 2,204 2,204 5,157 5,157 

2017 144,584 2,204 4,408 5,157 10,315 

2018 147,095 2,511 6,919 5,876 16,190 

2019 149,885 2,790 9,709 6,529 22,719 

2020 152,954 3,069 12,778 7,181 29,901 

2021 156,302 3,348 16,126 7,834 37,735 

2022 159,790 3,488 19,614 8,162 45,897 

2023 163,417 3,627 23,241 8,487 54,384 

2024 166,904 3,487 26,728 8,160 62,544 

2025 170,252 3,348 30,076 7,834 70,378 

2026 173,461 3,209 33,285 7,509 77,887 

2027 176,530 3,069 36,354 7,181 85,068 

2028 179,320 2,790 39,144 6,529 91,597 

2029 181,970 2,650 41,794 6,201 97,798 

2030 184,481 2,511 44,305 5,876 103,674 

2031 186,922 2,441 46,746 5,712 109,386 

2032 189,364 2,442 49,188 5,714 115,100 

2033 191,875 2,511 51,699 5,876 120,976 

2034 194,525 2,650 54,349 6,201 127,177 

2035 197,315 2,790 57,139 6,529 133,705 

2036 200,524 3,209 60,348 7,509 141,214 

Totals       141,214   
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Targeted Growth Area Public Facility Needs 
 
 
The following section identifies the public facility needs for each individual Targeted Growth 
Area, as referenced in Chapter 3 of this document. These estimates are considered a portion of 
the total Countywide facility needs identified in the first part of this Appendix. 
 
Courthouse  Planning Area  
 
Assumptions: 

 2010 CENSUS  Courthouse 

Dwellin g Units  

Population  Total Population (TGA)  

SF 3.00  1,5 00  4,500  10 ,267  

TH 2.99  75 0 2,242   

MF 2.35  1, 50 0 3,525   

 

1.  Parks and Recreation  

LOS Total Population (TGA)  Area Demand  

20 acres per 1,000 people  10 ,267  205  acres  

 

2.  Fire and Rescue  

LOS Total Population  

(TGA)  

Demand  Station  Number of Fire 

Stations  

1.058 sq.ft. per 

capita  

10,267  10,862  

sq.ft.  

14,000 

sq.ft.  

0. 78  

 

3.  Schools  

 SF  TH  MF  Total 

Students  

Number 

of 

Schools  

 Gen. 

Rate  

1,5 00 

Units  

Gen. 

Rate  

75 0 

Units  

Gen. 

Rate  

1, 50 0 

Units  

  

Elementary  .26  390  .31  232  .18  270  892  0. 94  

Middle  .16  240  .14  105  .06  90  435  0. 40  

High  .24  360  .18  135  .08  120  615  0. 34  

Total 

Students  

 990   472   480  1, 942   

 

4.  Libraries  

LOS Total Population 

(TGA)  

Demand  Main Library  Number of 

Libraries  

0.491 sq. ft. per 

capita  

10,267  5,041  sq.ft.  37,000 sq.ft.  0. 14  
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Central Stafford  Business Area 
 
Assumptions: 

 2010 

CENSUS 

Central Stafford  

Dwelling Units  

Population  Total Population (TGA)  

SF 3.00  55 0 1,65 0 4,598  

TH 2.99  200  59 8  

MF 2.35  1,0 00  2, 350  

 

1.  Parks and Recreation  

LOS Total Population (TGA)  Demand  

20 acres per 1,000 

people  

4,598  91.96 acres  

 

2.  Fire and Rescue  

LOS Total Population 

(TGA)  

Demand  Station  No. of Fire 

Stations  

1.058 sq.ft. per 

capita  

4,598  4,864  sq.ft.  14,000 

sq.ft.  

0. 35  

 

3.  Schools  

 SF  TH  MF  Total 

Students  

Number 

of 

Schools  

 Gen. 

Rate  

55 0 

Units  

Gen. 

Rate  

20 0 

Units  

Gen. 

Rate  

1,0 00  

Units  

  

Elementary  .26  143  .31  62 .18  180  385  0.41  

Middle  .16  88 .14  28  .06  60  176  0. 16  

High  .24  13 2 .18  36  .08  80  248  0. 14 

Total 

Students  

 363   126   320  80 9  

 

4.  Libraries  

LOS Total Population 

(TGA)  

Demand  Main Library  No. of Libraries  

.491 sq. ft. per 

capita  

4,598  2,258  sq.ft.  37,000 sq.ft.  0. 06 
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Warrenton Road Planning Area  
 
Assumptions: 

 2010 

CENSUS 

Warrenton Rd 

Dwelling Units  

Population  Total Population (TGA)  

SF 3.00  1, 000  3,000  8,917 

TH 2.99  800  2,392   

MF 2.35  1,500  3,525   

 

1.  Parks and Recreation  

LOS Total Population (TGA)  Area Demand  

20 acres per 1,000 

people  

8,917  178  acres  

 

2.  Fire and Rescue  

LOS Total Population 

(TGA)  

Demand  Station  No. of Fire 

Stations  

1.058 sq.ft. per 

capita  

8,917 9, 434  sq.ft.  14,000 

sq.ft.  

0.6 7 

 

3.  Schools  

 SF  TH  MF  Total 

Students  

Number 

of 

Schools  

 Gen. 

Rate  

1, 00 0 

Units  

Gen. 

Rate  

80 0 

Units  

Gen. 

Rate  

1, 500 

Units  

  

Elementary  .26  260  .31  248  .18  270  778  0.8 2 

Middle  .16  160  .14  112  .06  90  362  0. 33  

High  .24  240  .18  144  .08  120  504  0. 28  

Total 

Students  

 660   504   480  1,644   

 

4.  Libraries  

LOS Total Population 

(TGA)  

Demand  Main Library  No. of Libraries  

.491 sq. ft. per 

capita  

8, 91 7 4, 378  sq.ft.  37,000 sq.ft.  0.12  
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Leeland Station  Planning Area  
 
Assumptions: 

 2010 

CENSUS 

Leeland Station 

TGA 

Population  Total Population (TGA)  

SF 3.00  24 0 72 0 2, 104  

TH 2.99  180  538   

MF 2.35  36 0 846   

 

1.  Parks and Recreation  

LOS Total Population (TGA)  Area Demand  

20 acres per 1,000 

people  

2, 10 4 42.0 8 acres  

 

2.  Fire and Rescue  

LOS Total Population 

(TGA)  

Demand  Station  No. of Fire 

Stations  

1.058 sq.ft. per 

capita  

2, 104  2, 226  sq.ft.  14,000 

sq.ft.  

0.1 6 

 

3.  Schools  

 SF  TH  MF  Total 

Students  

Number 

of 

Schools  

 Gen. 

Rate  

24 0 

Units  

Gen. 

Rate  

180 

Units  

Gen. 

Rate  

36 0 

Units  

  

Elementary  .26  62  .31  55  .18  64  181  0. 19  

Middle  .16  38  .14  25  .06  21  84  0. 08  

High  .24  57  .18  32  .08  28  117  0. 07  

Total 

Students  

 157   112   113  382   

 

4.  Libraries  

LOS Total Population 

(TGA)  

Demand  Main Library  No. of Libraries  

.491 sq. ft. per 

capita  

2, 104  1, 033  sq.ft.  37,000 sq.ft.  0.03  
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Brooke Station  Planning Area  
 
Assumptions: 

 2010 

CENSUS 

Brooke Dwelling 

Units  

Population  Total Population (TGA)  

SF 3.00  24 0 720  720  

TH 2.99  0 0  

MF 2.35  0 0  

 

1.  Parks and Recreation  

LOS Total Population (TGA)  Area Demand  

20 acres per 1,000 

people  

720  14. 4 acres  

 

2.  Fire and Rescue  

LOS Total Population 

(TGA)  

Demand  Station  No. of Fire 

Stations  

1.058 sq.ft. per 

capita  

720  761  sq.ft.  14,000 

sq.ft.  

0.0 5 

 

3.  Schools  

 SF  TH  MF  Total 

Stude nts  

Number 

of 

Schools  

 Gen. 

Rate  

240  

Units  

Gen. 

Rate  

0 Units  Gen. 

Rate  

0 Units    

Elementary  .26  62 .31  0 .18  0 62 0.07  

Middle  .16  38  .14  0 .06  0 38  0.0 3 

High  .24  57 .18  0 .08  0 57  0.03  

Total 

Students  

 157   0  0 157   

 

4.  Libraries  

LOS Total Population 

(TGA)  

Demand  Main Library  No. of Libraries  

.491 sq. ft. per 

capita  

720  354  sq.ft.  37,000 sq.ft.  0.01  
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D. TGA County-wide Acreage Needs 
 

This table represents the minimum acreage that Stafford County would need to designate for 
Urban Development Areas based on a generalized county-wide evaluation given the alternatives 
that provide varying degrees of development intensity.  This information is based on the 
methodology presented during a session on Urban Development Areas at the 2010 CPEAV 
Zoning Law Seminar on July 23, 2010 in Charlottesville, Virginia 

 

Low Density Alternative Medium/Mixed Densities High Density

All Single Family 

Dwellings (14,661)

1/3 Single Family, 1/3 Townhouse, 

1/3 Multi-family (4,887 units each)

All Multi-family 

Dwellings (14,661)
Land Use Acres Acres Acres

Residential 3,665 2,443 1,222
Commercial/Employment 574 574 574
Total 4,239 3,017 1,796

Note: The ultimate area should be adjusted to account for public land and right of way.

Assumptions

10-year projections (2010 - 2020):
40,904 new residents
14,661 dwelling units (revised estimate, as of August 12, 2010)

Conversion to acreage: 10,000,000 / 0.4 (FAR) / 43,560 (sq ft/ac) = 573.92 ~ 574 Acres

Densities:
Single Family: 4 du/acre
Townhouse: 6 du/acre
Multi-family: 12 du/ac

UDA Alternatives

Commercial / Employment based on County estimate of 1 million square feet of floor area per year, or 10 million 

square feet over 10 years.
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E.  Affordable Housing Study   
 
(Presented to the Comprehensive Plan Steering Committee  
on September 25, 2006)(updat ed June 2010) 
 
Introduction: Affordable Ho using 
 
Affordable Housing (Workforce Housing) is safe, decent housing where costs (mortgage or 
rent plus utilities) does not exceed 30 % of gross household income. One quarter of middle class 
Americans exceed this amount. (HUD) 
 
Workforce : 50% to 120% of median family income ($89,536 in Stafford County) therefore: 
$44,768 to $107,443 (2008) 
 
Homeownership expands individual opportunities to accumulate wealth, enables a family to 
exert greater control over its living environment, creates incentives for households to better 
maintain their homes, and may benefit children of homeowners. Homeownership also benefits 
local neighborhoods because owner-occupiers have a financial stake in the quality of the local 
community. (HUD 2005) 
 
Communities that have had succes s producing more Affordable Housing have developed 
the attitude that Affordable Housing is part of the Economic Development Infrastructure. 
It is more than just a quality of life issue. Citizens who work in the communities where they live 
spend more of their incomes in their communities thus dramatically increasing tax revenues for 
their localities.  
 
In virtually all communities nationwide, the magnitude of the housing need is likely to dwarf 
available resources. (The Brookings Institution, 2003) 
 
 
Special Challenges of Low Income Housing:  
 
Fact: Someone who makes the current minimum wage of $5.15 per hour and allocates no more 
than 30% of annual income for housing should not have to pay more than $257.50 per month in 
rent and utilities. The average monthly cost of a reserved parking space in downtown 
Washington, D.C., is $280. (Designing An American Asset 2004) 
      
Over two million workers in America earn minimum wage or less. (U.S. Department of Labor, 
2004) 
 
In the suburbs, local governments are politically dominated by homeowners, who comprise a 
majority of residents and are the most vocal. The major asset of most homeowners is their home. 
They have strong incentives to want the market values of homes to rise. So they oppose any 
policies they believe might reduce home values. They think letting more affordable units into 
their communities would do that and might also lower the quality of local schools and raise 
property taxes. So very few want to permit new low-cost housing near them, or to accept low-
income neighbors. (Brookings Institution, 2003) 
 
Rationale for Creating Affordable Housing:  



 
 

 
Stafford County Comprehensive Plan  Appendix 

  E-2 

      
Families who pay more than 30 percent of their income for housing are considered cost 
burdened and may have difficulty affording necessities such as food, clothing, transportation and 
medical care. An estimated 12 million renter and homeowner households now pay more than 50 
percent of their annual incomes for housing, and a family with one full-time worker earning the 
minimum wage cannot afford the local fair-market rent for a two-bedroom apartment anywhere 
in the United States. (HUD) (2006) 
 

Everyone needs a place to live, regardless of age, job, race, disability, income or station in life. 
Although housing has often been cast as a "social" issue, it is in fact a broader concern, cutting 
across many disciplines, including economics, social work, and public health, in addition to 
urban planning. A 1999 report by the U.S. Department of Housing and Urban Development 
(HUD) finds that "despite six years of unprecedented economic growth, millions of families still 
struggle to secure decent affordable housing." The report goes on to relate how more Americans 
than ever before find themselves in "worst-case" housing situations, paying more than half their 
incomes for rent, or occupying unsafe or overcrowded dwellings. Of over 12.5 million persons 
with worst case needs, nearly 1.5 million are elderly and 4.5 million are children, according to 
the HUD report. Another 1.1 to 1.4 million worst case households includes adults who 
experience disabilities.  (American Planning Association, 1999) 
 

Trends in Federal Funding : 
 
Despite recent increases in Congressional appropriations to HUD, the past two decades have 
seen significant erosion of federal commitment to the development of affordable housing. 
Evidence of this retreat can be clearly seen in decreasing funding for development subsidies, 
curtailment of project-based rental subsidies, and repeal of tax incentives for affordable housing, 
and a dwindling supply of housing affordable to many working families. Ironically, the economic 
growth of recent years has contributed to the housing pinch. HUD cites the strong economy as 
ͼȣÁ ËÅÙ ÆÁÃÔÏÒ ɉÉÎɊ ÐÕÓÈÉÎÇ ÒÅÎÔ ÌÅÖÅÌÓ ÔÏ ÎÅ× ÒÅÃÏÒÄ ÈÉÇÈÓȢ 2ÁÔÈÅÒ ÔÈÁÎ ÂÅÎÅÆÉÔÉÎÇ ÆÒÏÍ ÔÈÅ 
surging economy, low-income renters are left to compete for the dwindling supply of affordable 
housing available on the private market. Many of the most vulnerable low-income renters spend 
years waiting in vain to obtain needed rental housing assistance in the form of housing vouchers 
or public housing units." At the same time, Federal housing policy has undergone what HUD 
terms an "historic reversal", by placing a freeze on new housing vouchers, the principal form of 
assistance that allows low-income renters to access privately owned housing.  (American 
Planning Association, 1999) 
 
 
State and Community Trends : 
 
The Federal government has shifted more of the burden for Affordable Housing without 
adequate funding. 
 
Just since the year 2000, U.S. house prices have increased more than twice as fast as the growth 
of personal income.  (Richard F. Syron Chairman and CEO, Freddie Mac, 2005) 
 
Many communities are suffering from their own success. They have succeeded in attracting 
employers and jobs, but regulatory barriers, public opposition to multifamily housing, and land 
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use policies have prevented developers from adding enough supply to keep up with the growing 
demand for housing. (Joint Center for Housing of Harvard University, 2005) 
 

Consequences of Affordable Housing Shortages : 

A common measure of community-wide affordability is the number of homes that a household 
with a certain percentage of median income can afford. For example, a community might track 
the percentage of its housing that is affordable to households earning 60% of median income. In 
addition to the distress it causes families who cannot easily find a place to live, lack of affordable 
housing is considered by many urban planners to have negative effects on a community's overall 
health. 
 
Demographics:  
 
As of 2004, the white homeownership rate was 76 percent while African-American and Hispanic 
homeownership rates remained below 50 percent, and the Asian rate was 60 percent. At the 
same time households with very-low income had a homeownership rate that was 37 percentage 
points below the rate for high-income households.  (HUD 2005) 
 
Implication s for Affordable Housing initiatives : 

Affordable housing is the hardest form of real estate to make viable in the long run, because it 
maintains a dual mission: (1) be financially healthy, and (2) provide affordability to low income 
residents. These two goals are diametrically opposite ɂ almost every decision involves trading 
one off against another.  

To be viable at both missions, affordable housing requires the injection of government financial 
resources to fill the gap between what the market requires for quality, and what poor people can 
afford. It is a mistake to start an affordable housing initiative with too little government resource 
ɂ all the financial wizardry imaginable may disguise but will not prevent its inevitable, and 
expensive, failure.  (Affordable Housing Institute, 2006) 

 
Federal Programs for Low and Affordable Housing:  
 
¶ Low Income Housing Tax Credits (LIHTCs) and Historic Tax Credits  
¶ HUD/FHA multifamily loans insured under all applicable sections of the National Housing 

Act  
¶ (5$ȭÓ 3ÅÃÔÉÏn 8 rental assistance programs  
¶ Public ÈÏÕÓÉÎÇȟ ÉÎÃÌÕÄÉÎÇ ÐÒÉÖÁÔÉÚÁÔÉÏÎ ÁÎÄ ÒÅÖÉÔÁÌÉÚÁÔÉÏÎ ÏÆ ÐÕÂÌÉÃ ÈÏÕÓÉÎÇ ÕÎÄÅÒ (5$ȭÓ 

HOPE VI and mixed finance programs  
¶ Tax-exempt bonds for housing and community development  
¶ Representing local, regional and national non-profit developers, lenders and 

intermediaries in connection with acquisition, development, management and financing 
of housing projects  

¶ Fannie Mae and Freddie Mac multifamily loan and investment programs  

http://en.wikipedia.org/wiki/Median_household_income
http://en.wikipedia.org/wiki/Urban_planning
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¶ Community and economic development programs, including Community Development 
Block Grants (CDBG) and related Section 108 and Economic Development Initiative 
programs, as well as Empowerment Zones and Enterprise Communities  

 
Housing assistance from the federal government for lower income households can be divided 
into three parts.  
 
¶ Ȱ4ÅÎÁÎÔ ÂÁÓÅÄȱ ÓÕÂÓÉÄÉÅÓ ÇÉÖÅÎ ÔÏ ÁÎ ÉÎÄÉÖÉÄÕÁÌ ÈÏÕÓÅÈÏÌÄȟ ËÎÏ×Î ÁÓ ÔÈÅ Section 8 program  

 
¶ Ȱ0ÒÏÊÅÃÔ ÂÁÓÅÄȱ ÓÕÂÓÉÄÉÅÓ ÇÉÖÅÎ ÔÏ ÔÈÅ owner of housing units that must be rented to lower 

income households at affordable rates, and  
 

¶ Public Housing, which is usually owned and operated by the government. (Some public 
housing projects are managed by subcontracted private agencies.)  

 
 
Sample Stafford County Employee Salaries (20 10): 
 
24 hr - Fire & Rescue Technician I  - average salary: $42,086 for 7 employees - Grade A06; 
min $38,480  mid $48,089  max $59,663  
 
Deputy Sheriff I  - Field Operations  - average salary: $39,600 for 61 employees - Grade A05; 
min $34,985  mid $43,721  max $54,204  
 
Administrative Assistant  - average salary: $27,319 for 5 employees -        Grade A01; min 
$24,377  mid  $29,868  max $40,227  
 
Human Resources Analyst  - average salary: $49,973 for 3 employees -     Grade A07; min 
$41,496  mid $52,894  max $64,313  
 
Parks Maintenance Worker I  - average salary: $37,716 for 3 employees - Grade A01; min 
$24,377  mid $29,868  max $40,227 
 
First Year Teacher: $36,322, Teacher with ten years experience: $46,269 
 
NOTE: All salaries are for full-time employees 
 
 
Market Trends: Stafford County Home Costs  (2009)  

 
Average Sold Price - $244,769 
¶ 17% decrease from 2008 

 
Median Sold Price - $229,000 
¶ 16.1% decrease from 2008 

 
Average days on the market ɀ 89 
¶ 28.8% decrease from 2008 

http://en.wikipedia.org/wiki/Section_8_%28housing%29
http://en.wikipedia.org/wiki/Public_housing#United_States_and_Canada
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Breakdown of sample house costs in Stafford County  (2006) : 

Below is an example of a Closing Cost estimate to help you understand what these fees 
cover when you buy a home in Stafford County, Virginia. Source: Stafford County Real 
Estate ɀ Homefinders.com  

PRICE OF HOME  
LOAN TYPE  
LOAN TERM  
AMORTIZATION  
DOWN PAYMENT (5%)  
LOAN AMOUNT  
INTEREST RATE  
REAL ESTATE TAXES 
EARNEST MONEY DEPOSIT  

$350,000 
Conventional 
5 years 
30 years 
17,500 
332,500 
5.75% 
1,700 
3,000 

    
LOAN RELATED FEES   
Appraisal Fee  
Credit Report Fee 
Misc. Lender Fees 
Tax Service Fee  
Flood determination 

$350 
60 
500 
75 
11 

    
PREPAIDS OR ESCROW ITEMS   
Prepaid Interest (Per Diem)  
Hazard Insurance (1 year)  
Hazard Insurance Escrow  
Prepaid RE Taxes (4 months)  
PMI not included, available in 
mortgage 

$970 (15 days) 
450 
75 
566  

    

TITLE CHARGES  
Settlement Fee (legal)  
Title Insurance  
(includes lender and owner)  

 
650 
($5.30 per $1,000 
approx.)  
1855 

    
GOVERNMENT RECORDING AND 
TRANSFER FEES 

  

Recording Fees  
City/County/State Tax Stamps  

100 
approx 1855  

    
ADDITIONAL SETTLEMENT FEES   
Survey  
Pest Inspection 

275 
50 

    
TOTAL CLOSING COSTS $ 8,987 
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DOWN PAYMENT (10%) $17,500  
    
TOTAL MONEY NEED TO BUY  $26,487  
LESS EARNEST MONEY DEPOSIT 
OF 

3,000 

    
CASH NEEDED AT SETTLEMENT  $23,487 
    
Cash from the buyer at settlement is by Bank Check, Wired 
Funds or other certified funds. Personal checks will not be 
accepted by the tile company because they cannot record a 
deed unless they have the funds on deposit.  
    
ESTIMATED MONTHLY PAYMENT   
    
Principal & Interest 
1 Month RE Taxes  
1 Month Hazard Insurance ($804 
annum) 

$1,838 @ 5.75% 
141  
38  

    
MONTHLY PAYMENTS  $2,017 
    
All financial information is estimated and may vary from 
buyer to buyer based on PMI, Interest rates, Insurance, 
lender fees and other actual costs 
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What Other Communities Have Done To Address the Problem:  
 
1. Affordable Housing Ordinance - requires a percentage of new development to include 

affordable housing units. This ordinance must include incentives for developers or it actually 
increases the cost of housing instead of reducing it. 

 
2. Forgive cash proffers on affordable housing units 
 
3. Density bonus for developments that include a pre-determined number of Affordable Housing 

Units  
 
4. Cash Proffers for Affordable Housing for Rezoning 
  
5. Dedicating One Cent from Property Taxes to Address Funding of Affordable Housing 
 
6. Participate in Partnerships with Business Community and Other    Stakeholders to establish a 

non-profit entity to purchase and manage sale of affordable housing units 
 
7. Use of County-Owned Surplus Land to Contribute to Affordable Housing Units 
 
8. Seek Major Employer Contributions to Affordable Housing Fund 
 
9. Determine the number of Affordable Housing Units currently in the community and take steps 

to conserve those units. 
 
10. Set up Affordable Housing Taskforce with community stakeholders to determine what steps 

listed above will work for locality. 
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F.  Public Input Summary  
 

 
On November 5th and 12th, 2015, public input meetings were held. Staff sought public input at 
these meetings through a growth preference survey. Attendees worked in groups to designate 
the preferred location of future commercial and residential growth. The map on the following 
page is a consolidation of the recommendations provided by the participants.  
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G. Transportation Plan Background Information  
 

Road Improveme nts Sorted by Route Number  
Route Road Name From To Future  R/W  Urban / Rural  Cost (in 

millions)  

1 
Cambridge Street / Jefferson Davis 
Highway Fredericksburg County Line Accokeek Creek Bridge 6 160 Urban $135.72 

1 Jefferson Davis Highway Accokeek Creek Bridge Hope Road 6 120 Urban $31.49 

1 Jefferson Davis Highway Hope Road Prince William County Line 6 160 Urban $156.43 

17 Warrenton Road Interstate 95  Berea Church Road 8 160 Urban $108.11 

17 Warrenton Road Berea Church Road  Truslow Road Extended 6 145 Urban $53.87 

212 Butler Road Cambridge Street Chatham Heights Road 4 110 Urban $18.98 

218 White Oak Road Deacon / Cool Springs Road Caisson / Newton Road 4 110 Urban / Rural  $55.13 

218 White Oak Road Caisson / Newton  Road King George County Line 2 60 Rural $7.06 

600 Bethel Church Road White Oak Road King George County Line 2 60 Rural $9.90 

601 Forest Lane Road Kings Highway Caisson Road 2 60 Urban / Rural $9.22 

601 Hollywood Farm Road Caisson Road Kings Highway 2 60 Rural $8.84 

602 Chapel Green Road White Oak Road King George County Line 2 60 Rural $5.58 

603 Caisson Road Kings Highway White Oak Road 2 60 Rural $11.88 

603 Newton Road White Oak Road Belle Plains Road 2 60 Rural $5.38 

604 Belle Plains Road White Oak Road End of State Maintenance 2 60 Rural $15.05 

604 McCarty Road Forest Lane Road White Oak Road 2 60 Rural $8.98 

605 New Hope Church Road White Oak Road End of State Maintenance 2 60 Rural $9.57 

606 Ferry Road Kings Highway White Oak Road 2 60 Urban $12.43 

607 Deacon Road Leeland Road Brooke Road 4 110 Urban $18.14 

608 Brooke Road New Hope Church Road End of State Maintenance 2 60 Urban / Rural $38.19 

610 Garrisonville Road Fauquier County Line Joshua Road 2 60 Urban / Rural $19.03 

610 Garrisonville Road Joshua Road Shelton Shop Road 4 110 Urban $28.56 

610 Garrisonville Road Shelton Shop Road Jefferson Davis Highway 6 135 Urban $72.93 

611 Widewater Road  Telegraph Road Arkendale Road 2 60 Urban / Rural $13.93 

612 Hartwood Road Poplar Road Warrenton Road 2 60 Rural $23.40 
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Route Road Name From  To Future  R/W  Urban / Rural  Cost (in 
millions)  

612 Heflin Road Poplar Road Tacketts Mill Road 2 60 Rural $3.96 

614 Cropp Road Spotted Tavern Road Fauquier County Line 2 60 Rural $3.47 

614 Spotted Tavern Road Cropp Road Hartwood Road 2 60 Rural $8.42 

615 Skyline Drive Cropp Road Hartwood Road 2 60 Rural $5.94 

616 Poplar Road Warrenton Road Fauquier County Line 2 60 Urban / Rural $33.04 

621 Marlborough Point Road Brooke Road End of State Maintenance 2 60 Rural $8.42 

624 Layhill Road Forbes Street Cambridge Street 4 110 Urban $2.52 

 624 Morton Road Leeland Road Primmer House Road 2 60 Urban $4.44 

626 Leeland Road Deacon Road Morton Road 4 110 Urban $25.70 

626 Leeland Road Morton Road Potomac Run Road 2 60 Urban / Rural $1.90 

626 Potomac Run Road Eskimo Hill Road Leeland Road 2 60 Rural $7.69 

627 Forbes Street Cambridge Street  Layhill / Morton Road 2 60 Urban $9.61 

627 Mountain View Road Poplar Road Choptank Road 2 60 Urban / Rural $11.77 

627 Mountain View Road Choptank Road Stefaniga Road 4 120 Urban $20.83 

627 Mountain View Road Stefaniga Road Centreport Parkway 2 60 Urban / Rural $14.76 

628 Ramoth Church Road Woodcutter Road extended Interstate 95 4 110 Urban $38.30 

628 American Legion Road Interstate 95 Jefferson Davis Highway 4 110 Urban $5.54 

628 Eskimo Hill Road Jefferson Davis Highway Brooke Road 2 60 Urban / Rural $9.97 

628 Winding Creek Road Courthouse Road Shelton Shop Road 2 60 Urban $8.87 

629 Andrew Chapel Road Courthouse Road Brooke Road 2 60 Urban / Rural $3.20 

630 Courthouse Road Spartan Drive End of State Maintenance 2 60 Rural $11.25 

630 Courthouse Road Shelton Shop Road Austin Ridge Drive 4 135 Urban $64.51 

631 Bells Hill Road Jefferson Davis Highway South Jefferson David Highway North 2 60 Urban $7.76 

633 Arkendale Road Widewater Road Brent Point Road 2 60 Rural $6.93 

635 Decatur Road Widewater Road End of State Maintenance 2 60 Rural $9.74 

637 Telegraph Road Interstate 95 Woodstock Lane 2 60 Urban $10.40 

639 Woodstock Lane Telegraph Road Jefferson Davis Highway 2 60 Urban $0.83 
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Route Road Name From  To Future  R/W  Urban / Rural  Cost (in 
millions)  

641 Onville Road Garrisonville Road Quantico Marine Corp Base 2 60 Urban / Rural  $4.83 

642 Barrett Heights Road Garrisonville Road Onville Road 2 60 Urban $3.23 

643 Joshua Road Garrisonville Road Mountain View Road 2 60 Urban / Rural $8.47 

644 Rock Hill Church Road Mountain View Road Garrisonville Road 2 60 Rural $9.04 

645 Dunbar Road Tacketts Mill Road Rock Hill Church Road 2 60 Rural $4.95 

646 Tacketts Mill Road Poplar Road Fauquier County Line 2 60 Rural $9.90 

628 Ramoth Church Road Woodcutter Road Courthouse Road 2 60 Rural $7.43 

640 Porter Lane Enon Road End of State Maintenance 2 60 Urban $1.06 

648 Shelton Shop Road Mountain View Road Garrisonville Road 4 110 Urban $33.43 

648 Stefaniga Road Poplar Road Mountain View Road 2 60 Rural $11.78 

649 Richland Road Warrenton Road Hartwood Road 2 60 Rural $6.27 

650 Mount Olive Road Poplar Road Kellogg Mill Road 2 60 Rural $9.21 

651 Kellogg Mill Road Poplar Road Ramoth Church Road 2 60 Rural $14.06 

652 Truslow Road Poplar Road Cambridge Street 2 60 Urban $31.23 

654 Berea Church Road Truslow Road Warrenton Road 2 60 Urban $6.14 

654 Rocky Run Road Holly Corner Lane  River Acres Lane 2 60 Rural $4.85 

654 Rocky Run Road Greenbank Road Burgess Lane 2 60 Rural $2.38 

655 Holly Corner Road River Ridge Lane Warrenton Road 2 60 Urban / Rural $14.30 

656 Greenbank Road Warrenton Road End of State Maintenance 2 60 Urban / Rural $8.32 

658 Brent Point Road Decatur Road End of State Maintenance 2 60 Rural $16.43 

670 Sanford Drive Greenbank Road Paul Lane 2 60 Urban / Rural $5.99 

670 Sanford Drive Paul Lane Warrenton Road 4 110 Urban $11.26 

682 Colebrook Road Ferry Road McCarty Road 2 60 Urban / Rural $6.39 

684 Staffordboro Boulevard Garrisonville Road Sunningdale Drive 4 110 Urban $2.69 

684 Staffordboro Boulevard Sunningdale Drive Pike Place 2 60 Urban $0.96 

687 Hope Road Jefferson Davis Highway End of State Maintenance 2 60 Urban / Rural $12.86 

691 Stony Hill Road Hartwood Road Poplar Road 2 60 Rural $9.57 
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Route Road Name From  To Future  R/W  Urban  / Rural  Cost (in 
millions)  

691 Storck Road Warrenton Road Hartwood Road 2 60 Rural $6.86 

721 Olde Concord Road Hope Road End of State Maintenance 2 60 Urban $5.17 

753 Enon Road Porter Lane Jefferson Davis Highway 4 110 Urban $3.53 

753 Enon Road Hulls Chapel Road Truslow Road 4 110 Urban $6.89 

753 Enon Road Porter Lane Hulls Chapel Road 2 60 Urban $1.57 

754 Shackelford Well Drive Hartwood Road Poplar Road 2 60 Rural $6.01 

1264 Parkway Boulevard Garrisonville Road Kimberly Lane 2 60 Urban $5.61 

1706 Plantation Drive Lichfield Boulevard Truslow Road 4 110 Urban $19.15 

2140 Pine View Drive Centreport Parkway Enon Road 2 60 Urban $2.91 

8900 Centreport Parkway Ramoth Church Road Berea Parkway (new) 4 110 Urban $50.74 

 

New Roads     
 

 
Road Name From To Future  R/W  Urban / Rural  Cost (in millions)  

New I-95 Connector East US-1 Courthouse Road East 4 110 Urban Unknown 

Mine Road Extension Austin Ridge Drive Ramoth Church Road 4 110 Urban $96.77 

Mine Road Extension Centreport Parkway Enon Road 4 110 Urban $20.43 

Woodcutter Road Courthouse Road Kellogg Mill Road 4 110 Urban $35.75 

Woodcutter Extended Kellogg Mill Road Ramoth Church Road 4 110 Urban $6.99 

Austin Ridge Drive Extended Eustace Road Parkway Boulevard 2 60 Urban $12.10 

Embrey Mill Road extended East Embrey Mill Road Mine Road 2 60 Urban $6.05 

Embrey Mill Road extended West Embrey Mill Road Walpole Street 2 60 Urban $2.87 

Eskimo Hill Connector Jefferson Davis Highway Eskimo Hill Road 2 60 Urban / Rural $7.75 

Kellogg Mill Road extended Woodcutter Road Mine Road extended 2 60 Urban $17.39 

Truslow Road Connector Truslow Road Jefferson Davis Highway 2 60 Urban $7.56 

Warrenton Road Parallel Road Sanford Drive Stafford Lakes Parkway 2 60 Urban $14.52 

Truslow Road extended Poplar Road Warrenton Road 4 110 Urban $10.75 

New I-95 Interchange at Courthouse Road Courthouse Road West Jefferson Davis Highway TBD TBD Urban Unknown 
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Typical Roadway Sections  
 

 
 

 
 



 
 

 
Stafford County Comprehensive Plan  Appendix 

 G-6 

 
 

 
 



 
 
Stafford County Comprehensive Plan  Appendix 

H-1 

APPENDIX H: STAFFORD REGIONAL AIRPORT LAND USE COMPATIBILITY STUDY 

A. Introduction  

The Stafford Regional Airport is located in an area of the County that is anticipated to experience 

growth in the future.  The area surrounding the Stafford Regional Airport was primarily 

agricultural and rural residential with very low density housing when it was initially sited in 

1987.  The growth pattern in the area has changed since that time with the construction of the 

Centerport Parkway in 2006 and amendments to the Future Land Use Plan in 2010 which allows 

for the potential of higher density development.  The Airport Master Plan anticipates the 

extension of the existing runway and an increase in operations.   

The Comprehensive Plan recognizes the need to plan for growth that is compatible with the 

airport in the following ways: 

Chapter 2 (page 2-26) includes a recommendation for the development of land use compatibility 

standards: 

Objective 4.9. Minimize the noise impacts and potential safety hazards generated by 

general aviation at public and private airfields in the County. 

Policy 4.9.1. The County should develop land use compatibility standards for new 

development to conform to within the aircraft approach patterns of airports and landing 

strips. 

Chapter 6 (page 6-10) includes the recognition of the current zoning overlay district: 

Overlay Districts  
In addition to the base zoning districts, the Stafford County Zoning Ordinance contains 
eight overlay districts. The purposes of the districts vary from protecting historical and 
environmental resources, reducing conflicts between established facilities, and mitigating 
potential hazards. 
  
Overlay districts add a variety of standards to the underlying districts. These standards 
could include use restrictions, preservation requirements, or stricter density regulations. 
The following is a list of the overlay districts used in Stafford County: 
  
AD Airport Impact - Provides an overlay zone in areas subject to intense and/or frequent 

emissions of noise and vibration from airports and prevents obstructions of airport zones 

which may result in an air navigation hazard. 

An Airport Planning Area is established in order to further define and address the specific 

planning considerations related to land use compatibility including potential impacts related to 

exposure to aircraft noise, land use safety with respect both to people on the ground and the 

occupants of aircraft; the protection of airport airspace; and general concerns related to aircraft 

overflights. The Airport Planning Area consists of Airport Impact Zones that are defined in 

section C of this chapter. 
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B. Background of the Stafford Regional Airport  

The Stafford Regional Airport is located in the center of Stafford County and is situated 

approximately 40 miles southwest of Washington D.C., 50 miles north of Richmond, Virginia and 

approximately 5 miles north of Fredericksburg, Virginia.  

The need for a new public general aviation airport in Stafford County was determined in 1972 

as part  of the National Airport System Plan. In 1977 Stafford County conducted a feasibili ty 

study which detailed a need for a tr ansport category airport in the region. A seri es of 

environmental studies were conducted between 1977 and 1992 and resulted in the final 

selection of an airport site in the centr al Stafford County area, adjacent to Interstate 95. 

Construction of the Airport began in 1997 and the airport opened in December 2001. The 

Airport  was completed for just over $41M dollars, $5M under its allocated budget. This 

included an investment of $820k from the Stafford Regional Airport Authori ty, almost $39M 

from the Federal Aviation Administr ation (FAA) and approximately $1.25M in Commonwealth 

of Virginia funding. The Airport Improvement Program Handbook states, with regard 

to any airport sponsor, ȰIt (the airport sponsor) will  take the appropri ate action, to the 

extent reasonable, including the adoption of zoning laws, to restrict  the use of land adjacent 

to or in the immediate vicini ty of the airport to activities  and purposes compatible with  

normal airport operations, including landing and takeoff of air craft.ȱ 

Signifi cant airport development of more than $14M has occurred since the Airport was 

originally constructed with  the bulk coming from the FAA. This construction includes the 

addition  of T- Hangars, two corporate hangars, apron areas, auto parki ng, fuel farm, security 

fencing, an instrument landing system (ILS), an approach lighting system and a new terminal 

building that opened in January 2014. The FAA and DOAV provide nearly all  of the funding 

for future airport improvements and it is imperative that Stafford County establish and 

maintain high quali ty development compatibili ty standards to insure that future 

expenditures are used to improve the airport instead of noise abatement measures due to poor 

development planning. 

The Airport  is governed by a seven member Airport  Authority (Stafford Regional Airport 

Authority or SRAA). These appointed members serve four year terms and represent Stafford 

County (four members), Prince Willi am County (two members), and the City of Frederi cksburg, 

Virginia (one member). A fulltime  airport manager is located at the Stafford Regional Airport 

and handles the daily operation of the facili ty. 

The Stafford Regional Airport  service area includes Stafford County and port ions of eight 

surrounding counties plus the City of Alexandria and Washington D.C. as determined by the 

Virginia Department of Aviation (DOAV) 2003 Virginia Air Transportation System Plan 

(VATSP) and airport r ecords. 

The Stafford Regional Airport  is served by a single υȟπππȭ x ρππȭ grooved runway (15-33) as 

shown on the Airport Layout Plan in Exhibit  1. This runway is oriented 150 and 330 degrees and 

has a full -length parallel taxiway. Runway 15-33 utili zes High Intensity Runway Lights (HIRL) 

which can be operated by pilots using the Airportȭs Unicom frequency (122.725). Medium 
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Intensity Taxiway Lighting (MITL) is also available to pilots to assist in night operations, giving 

the facili ty 24-hour operational capabili ty. 

 
Exhibit 1: Airport Layout Plan 

The Stafford Regional Airport currently has three instrument approach procedures consisting 

of an ILS approach, VOR approach, and a GPS approach. The ILS is an Instrument 

Landing System which uses radio waves broadcast from the Airport  to align air craft with  the 

approach path to the runway. Runway 33 at the Airport has a Category 1 ILS System which 

enables air craft with  IFR (Instrument Flight Rules) equipment to land at RMN in inclement 

weather. Non-Precision instrument approaches (GPS or RNAV) for runway 15 have been 

developed and reviewed by the FAA but not implemented at this time. 

Aircraft  operating at the Stafford Regional Airport use existing tr affic patterns based on the 

type and speed of the aircraft. The Airport currently  operates with  a standard left-hand 

tr affic pattern for runway 33 and a nonstandard right-hand pattern for runway 15 as 

shown in Exhibit  2. This nonstandard pattern was temporarily implemented due to the 

proximity of a landfill  which can serve as a bird attr actant. Airport layout  plans call  for 

reinstituting  the standard left-hand traf fic pattern on Runway 15 once the closest landfill cell 

to the Airport is closed as shown in Exhibit 3. 

An operation is defined as either a takeoff or a landing at the airport. Existing airport 

activi ty exceeds 23,000 operations per year and a modest growth rate of approximately 1,000 

operations per year for the next several years is projected. This figure is supported by the FAA 

and DOAV as indicated in the approved Airport  Master Plan update that was completed in April 

2013. 

According to the 2011 Virginia Statewide Economic Impact Study, the Stafford Regional Airport 

provided 105 dir ect and indir ect jobs and contribut ed $18.2M in economic activi ty to the 

region in 2010. This impact demonstrates the value that the Stafford Regional Airport  adds to 

the region as an economic engine.  

(Source: Stafford Regional Airport Compatible Land Use Study, May 2014, Talbert and Bright, Inc.) 


